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ZONING COMMITTEE STAFF REPORT

FILE NAME: Dr. Jastm o' Brren FILE # 11.—1 1 14-350

'APPLICANT Dr. Justin O'Brien - : ' HEARING DATE: April 7, 2011
TYPE OF APPLICATION: NUP - Establishment . :
LOCATION:- 1317 Summit Ave, between Hamline and Syndicate

PIN & LEGAL DESCRIPTION: 032823130097 Anna E Ramsey Add Enlg To St P E1/4 Of Lot 19 &
All Of Lot 20 & Lot 21 Blk 31 . , .

PLANNING DISTRICT: 13 - o - PRESENT ZONING.‘ R2
ZONING CODE REFERENCE: §Sec 62. 109(a) " ' .

STAFF REPORT DATE: March 29, 2011 . ' : : BY Kate Remy
DATE RECEIVED: March 16, 2011 - 60-DAY DEADLINE FOR ACTION May 15, 2011

.U.O.w_> sof.oo.\!.ch'

m.

m

PURPOSE: Establlshment of Iegal nonconforming use as a yoga / trade school

‘PARCEL SIZE: 90 ft. (Summit) x 230 ft. Lot area total is 20, 700 sq. ﬁ

‘EXISTING LAND USE: R2
‘SURROUNDING LAND USE: North - RT1 Residential; East—RZ Readent:al West — R2 ’
- Residential; South - R2 Resrdenttal/lnstltutlonal

ZONING CODE CITATION: '§62.109(a) lists the conditions under which the Plannlng Commlssmn :
may grant a permit to establish legal nonconformlng use status. - ' 4
HISTORYIDISCUSSION Staff in the Department of Safety and Inspectrons have been working with

the property owner and the applicant to determine the uses in the building and approprlate actlons to

take to satisfy zoning and building code requirements.

" DISTRICT COUNCIL RECOMMENDATION: The District 13 Council had not made a
- recommendation at the time this report was prepared

. FINDINGS:

1. Dr. Justin O’Brien established the Institute of the Hlmalayan Tradition in the early 1990s. He
teaches classes and seminars in yoga philosophy and its practices. Each class or seminaris .
about 10 students. There are no retreats that take place on the property, and the upper floors are
used solely for the pnvate use of the residents, Dr O Brien and his stster the property owner

- Theresa ng

2. The structure at 1317 Summit requwes a certificate of occupancy in order to be an accredlted

yoga school in the State of Minnesota. Staff in DSI have determined that this use is most similar
to a trade school, which is not a permitted use in the R2 zoning district. In order to obtain the
certificate of occupancy, his property must be approved as a legal honconforming use, and the
proper building code.changes need to be made to his property. For this reason, Dr. O'Brien is
seeking a non-conforming use permit for the property )
3. Section62.109(a) of the zoning code provides that the Planning Comm|sswn may grant legal

. nonconformmg use status to the use of structures if the commission makes eight findings. The

~ findings and the applicant’s ability to meet them are as follows:

-(1) The use occurs entirely within an existirig structure. This flndmg is met All of the classes will

‘be taught in the building at 1317 Summit Avenue, which is an existing structure.

" (2) The use or use of similar intensity permitted in the same clause of the zoning code or in a
more restrictive zoning district has been existence contlnuously for a period of at least ten
years prior to the date of the application. This finding.is met. The applicant has provided.
signatures from 13 people certifying that they have been attendlng classes at the Institute for o
the Hlmalayan Tradition for at least 10 years. :

(3) The off-street parking is adequate to serve the use. This flndmg is met. There are two
spaces, which meets the requirement for the principal residential use. There is no off-street
parking for students on site. However, Dr. O'Brien has a written agreement with the -
Kowalski's grocery store nearby that allows his students to use the Kowaslki overflow parking
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lot. Addrtlonally, class sizes are not greater than 10 students at any one trme and on- street

parking is also available for students’ use

(4) Hardshlp would result if the use were discontinued. This finding is met. Dr. O’Brien would
incur a financial hardshrp if the use were discontinued, as the yoga school provides hts
income. :

(5) Rezoning the propen‘y would result in spot” zonlng or a zoning /nappropr/ate to surround/ng
land uses. This finding is met. All of the surrounding uses are residential in nature. A
rezoning to TN1 (the first.zoning district where a trade school use is allowed) would, not be
consistent with zoning in the immediate area.

(6): The use will not be detrimental to the existing character of development in the immediate

~ heighborhood or endanger the public health, safety, or general welfare. This finding is met.
The existing character of development is a mix of residential and institutional, and this use will
not be detrimental to that existing character nor will it endanger the pubhc health safety, or
-general welfare. : .

(7) The use is consistent with the comprehenS/ve plan This finding is met. The Snelhng Hamllne
Small Plan Summary (2007) seeks to maintain the character of the residential neighborhood.

“Because this trade school has so few students, and the-residence will be maintained, this. use -
maintains the character of the residential nelghborhood The Saint Paul Comprehenstve Plan

(2008) seeks to develop and preserve housing in “established neighborhoods.” This use is

located within an established neighborhood and because the primary use will continue to be -

residential, it meets the goal of preserving the character of the residential neighborhood.

(8) A notarized petition of two-thirds of the property owners within one hundred (100) feet the
property has been submitted stating their support for the use. This finding is met. The
petition was found-sufficient on January 13 2011:10 parcels eligible; 7 parcels required; 7 _

parcels srgned

| STAFF RECOMMENDATION: Based on the above findings, staff recOmrnendsapproval of the -
- establishment of legal nonconforming use as a yoga / trade school subject to the foIloWing conditions:

1.

2.
3.

The building.will continue to be used primarily as a single family home, with yoga instruction
limited to the space on the first floor as identified on the floor plan submitted with the application.

"Class size is limited to ten (10) students, and only 1 class may be taught at a time.
The applrcant shall work with staff in the Department of Safety and Inspections to bring the

property into compliance with building code requirements for a “trade school.” -

-The building will not be used for multlple day retreats or classes that include overmght stays by

students.

~ Any alterations to the exterior of the property shall be approved by the Heritage Preservatron
~ Commission or HPC staff. : : : -




NONCONFORMING USE PERMIT APPLICATION
3l Depaitment of Plahning and Economic Deve/opment RN

- 'Zoning Section ‘ ‘ L Pb: 13’
1400 City Hall Arinex o o - .
25 West Fourth Street: S S ; s

- Saint Paul, MN 55102 1634 - :
/X& 03282312 (97

(6‘5 1) 266-6589

' . ' 'Name b’l \/Uﬂ}l‘( @ (SV[&V\ :
" APPL!CANT Address _ (3 7 SL) MMLT ﬁ%‘t/e : —
| - city 47 M ' MA/ Zip A0S Dawﬁn‘g\éﬁﬁ’ﬂ
»Nérn—e' of Owner (f different) _ /Qerzsck Kcuq _ . . : .
Contact Person (if differe.nt) I}‘r J..UQ'URLD MJ—L _ P-honéﬁﬁ#‘? revz. .

PROPERTY
LOCATION

Address/Location '15\7 SU MM.\.T A\)E

\

| Legal Description

Current Zp’nin§ 12’2 ‘

| tattach additional sheet If hecessary)

TYPE OF PERMIT: App!rc:xtron is hereby made for a Nonconfonnlng Use Permit under provrsrons of. C‘hapter 82,
N : Sectron 109 of the Zonmg ‘Code: -

i The permrt is for: L1 Change fiom one nOnconforming use toAanother (para. ¢)

. [ Re-establishment of a: nonconformmg use vagant for more than one year (para. e)

E Establishment of legal nonconforming use-status for use in existence at least 10 years (para. a)
D Enlargement of a nonconformrng use (para. d)’

SU.PPORTING INFORMATIGN-; Subply the‘inform'ation that is applicable to your type of permit.
Present/Past Use ‘)[O G A / TR ADE SC,H’OOL—
,Propesed Use ' \/O CRAS / TQADB SC/HODL—

Attach addmonal sheets if necessary

‘;b\(«,

| N .
Applicant’s Signature %m(_ . Date % City Agent

K:emartine/ped/forms/noncantorming 4 permit Revised UE T

{9

Attachments as required 'IZ/Site Plan JZI/Consent Petmon/ 5 Q/Affldavrt R /
|

=

%
-




TO Paul Dubruiel o ~ March 14, 2011
‘ PED Zoning - C ‘
Department of Planning
25 West Fourth Street
Saint Paul, MN 55102

RE: - Use Permit Application at 1317 Summit
Dear Mr. Dubruiel:

Appreciate your phone call and guidance. Hopefully, these enclosures will
bring the application to completion. The following information is per your
request for those items unanswered in my previous application:

1. Enclosed is the signed evidence of students that indicate their
attendance at our training classes for more than ten years.

2. A floor plan of the central room is enclosed. This room is the teaching
space. For several years. we have noted that our classes usually
involve less than ten students; hence, the central room is quite
adequate

3. The upper floors pertain exclusively to the privacy of the family. We
desire to keep this house as a one family dwelling with a-
Nonconforming use permit without any 1nvolvement in commercial
renting.

4. A business plan has been enclosed

Bemg an elder my memory may slip at times, 50 if there is any other
mformatlon required, please notify me.

Sincerel

ustin O’Brien




NONCONFORMING USE PERMIT
- #2 To Whom it'M'ay Concern:

< “The followmg citizens have attended trammg sessions at IHT for
- more than ten (10) years :
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BUSINESS PLAN

INSTITUTE OF THE HIMALAYIAN TRADITION
| DR JUSTIN O’BRIEN

February 23, 2011 -




' Descrip of the teaching school , ' 4

We offer classes and seminars in Yoga philosophy and its practices according to the
| tradition of the  Himalayan sages as conveyed by Swami Rama. We seek to prepare
qualified students to carry on the tradition. After sufficient training and careful

, exammatlon the students are cernﬁed

Targeted Market and students

People of sufficient age and bodily capacity to participate in the classes.

Growth Trends In Yoga

While yoga has become popular as a body cult, the philosophy and indepth
practices are rarely taught. We have noted over the years that our comprehensive
programs attract only those serious pursuers. It seems unhkely that things will change

Our programs are repeated yearly.

Fees

In compafison with other yoga studios, our fees are exceptionally inexpensive.
We provide classes at modest costs. Even at our very low prices, we
.make allowances for students with hardships




e Vision

‘We envision life as a journey to fulfillment in body, mind, spirit. At the very heart of our
journey is hatha yoga and meditation. We teach the essence of spirituality without the
necessity for any particular dogma or doctrine. We welcome people of every religious
background, every race, age, ethnicity, and ability. All seekers may come to study in the
pure, classical, traditional, and welcoming environment of this major center of the

Himalayan Tradition of Yoga!

{The People
Work Experience Related To My Teaching

My work experience has been as follows:
.1972 — Present Position teaching yoga in Europe, UK, and US

Education Credentials

Educational credentials: :Graduate degrees, Drs, Ph.D.

THT is a non-profit 501 3C
Corporate Charter Number: 2C-76
Licensed with Minnesota State as a private career school

The earlier registered name was: The Alpha Institute of Learning and Research
5/26/1994 RI-000448

Professional Consultants

Professional advisors that assist our operations. :

Attorney: Kenneth Pierce
Accountant: Roy Wutz, C.P.A.
Insurance Agent: Steven Woog




Dunng the teachmg weeks we ut111ze some of our certlﬁed teachers Otherw1se the
classes are maintained by myself and my sister, Theresa King.
Administrative work is conducted by my sister. No employees are involved.

The pr1marys1tefor the teachmg 1s 1317 Summit Avenue St Paul, MN 55105
.Phone: 651 6451291




ZONING PETITION SUFFICIENCY CHECK SHEET

REZONJNG. R

FIRST'_S‘UBMITTED e " RESUBMITTED -
| DATE PETITION SUBMITTED : DATE f‘EffznbN »RESUBMrrrEb:

| DATE OFPICIALLY RECEIVED 3 /é//'/ " DATE OFFICIALLY RECEIVED:

© PARCELSELIGIBLE: - “ [@ -~ . PARCELS ELIGIBLE:"
PARCELS REQUIREDY 7 .. ¥ PARCELS REQUIRED: '

" PARCELS SIGNED: - ",/ |

© PARCELS SIGNED: "

.ACQHECKED BY+ /;f‘/” ‘ D%bfuu@[/

o an e




CITY OF SAINT PATL,

CONSENT OF ADJ O]N]NG PROPERTY OWNERS FOR A
NONCONFORMING USE PERMIT |

: We the undersigned, owners of the propcrty within 100 feet of the subJect pr@perty acknowledge .

_ that we have been Rresented with the following:

' A'copyof the app]icauon of - ijL @_S L &4‘7 x Z< Y (@7
’ L ~ {name of applicant) ‘
to esté;b]ish'a 6)/) },\\-Rjﬁ QX,‘\}L‘LU‘\ %Q/px /
: ; posed use) .
-1océted at % [ 7 S L) M—\M’ LT - -
" (address of property) '

: reqmrmg a nonconfonmmg use pemut, along w1th any relevant s1te plans d1agrams -or other

- 'documentaUDm

We conisent to. the approval of thls apphcatwn as‘it was™ explamed to us by“the apphcant or -

his/het representat;lve. :
- ADDRESSORPIN = RECORDOWNER - SIGNATURE . DATE
[32»5 SUMM(l KOF@W@WZQC% W/f/ M /7/2@//&?

N ‘2’57 S | Kim Tewkiws %uui ,L/IJU“'{J/t ”/5‘)//9 :
1334 /?mﬂfm/]c/ Coapl's /]6/*6‘/5(//1@ Bonolo | 12/85)10
122 Coflond Wi Srurneeuk ” Upn) Sranep) | 12).0000
_/&97AQM4(7/%ZC// /&(/Lé?%_, o / o\ 10/27]10

21T Sk ‘tﬁ;@% Mmq/ %7&)&% '/?’80—/0'
Revecea b [ 90

(2T o-(6

320 firtlod

NOTE: All mformatlon on the upper pomon of this apphcatton must be completed prior to obtaining eligible

signatures on this petition.

© 9/08




CITY OF SAINT PAUL,

AFFIDAVIT OF PERSON CIRCULATING PETITION

STATE OF MININESOTA)
_ :SS
COUNTY OF RAMSEY )

ﬁ] S {L () 0 gf i iCn bemg ﬁrst duly sworn, deposes and states ﬁaat he/sh is the ] person
kwho cxrculated the consent petition consisting of / _{ _ pages; that affiant is informed and believes that .
i~ 7 - theparies-deseribed on ‘the-consent petition are-the owners-of the parcels-of real estate dﬁr:{:ﬁbed\*~ Fo e
’ mmad:ately before each name, and that each of the parties described on thé consent petmon is an owner '
.of property within 100 feet of thé subject property described in the peutmn and all propetty coutiguous

to the subject property that was owned, purchased of sold by the petitioner within ope (1) year
preceding the date of the petition; that the consent petition was signéd by each said ownef; and that the .
signatures are the true and correct signatures of each and all of the parties s0 dcscribcd

7

m‘

" ARY KAY WEIDEMAN

"MT{} M
i Notary Public”

Minnesota
Commnssuon Expires January 31, 2011

VVveY e

¢

Ay /“’6%“/;?/

N W\%M - TELEPHONENUMBER 4

TS |
Notary Pub\[C
Minnesold

AL ¢
3 r‘omm\ssionE,XpeS"n.&,Jw' »
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‘ DEPARTMENT OF SAFETY AND INSPECTIONS
Bob Kessler, Director .

CITY OF SAINT PAUL 375 Jackson Street, Suite 220 o Telephone:  651-266-9090
Christopher B. Coleman, Mayor o © St Paul, Minnesota 55101-1806- . Facsimile: ~ 651-266-9124 -
o o L ' : ' . o : Web:  www.stpaul.gov/dsi

October 1, 2010

Dr. Justin' O’Brieti

. Institute of the Hlmalayan Trad1t1on
1317 Summit Ave o,

St Paul MN 55105-2602

RE: Follow—up to our September 24 site visit at 1317 Summ1t Avenue

A' Dr. O ’Br1en.:

On Friday, September 24, 2010, Larry Zangs (DSI Projeet Faoilitator), Diane McCabe (DSI Fire
Inspector), and I (Corinne Tilley, DSI Inspector — Zoning), met with you and Mr. Maynard Speece at 1317
Summit Avenue. As a follow-up to our site meeting, I am sendmg you this’ letter to confirm our

conversatlons

1317 Summit Avenue is located in the R2 one family re51dent1al zoning dlstnct and w1th1n the Hiistoric

" Preservation D1str1ct

You explamed o us that this s1te has been used asa splrltual institute for almost 15 years. - Classes are held
here four mghts per week. You stated that this school is licensed by the state.

During our visit, we made the followmg site observations:
1. Access to the first floor is not ADA accessible. -
2. Thefirst floor of the house is occupied by the Instituté of the Hlmalayan Tradltlon you stated, for the
following uses:
o The Institute’s book store -
* Yoga classes
e Meditation
e Seminars
e Teacher training : -
‘3. No observations were made of the second and third floors. Durmg the meetmg, you mformed us that
the upper floors are your residence.”
4. Three-stall garage (accessory structure in the rear yard, access via the alley)
_ One restroom in the first floor (not ADA accessible)

W

The following comments were made at the con‘clusien of our meeting:

Zoning '
In order to determme the legal use of this property, you stated that you would submit documentatlon from

the State of Minnesota Department of Education supporting the institutional use of this property. Upon
submittal to our office, zoning will review the documentation for a zoning determination.’ '

An Equal Opportunity Employer




DEPARTMENT OF SAFETY AND INSPECTIONS
Bob Kessler, Director .

651-266-9090

CITY OF SAINT PAUL ) . 375 Jackson Street, Suite 220 ' 'Telephone: o
St Paul, Minnesota 55101-1806 - " Facsimile; . 651-266-9124

Christopher B. Coleman, Mayor '
o ‘ . . : : ’ . : ‘ . Web:  www.sipaul.gov/dsi

November 10, 2010

Dr. Justin O’ Bnen

Institute of the Himalayan Trad1t10n '
1317 Summit Ave .

St Paul MN 55105-2602

RE: 1317 Summit Avenue ‘
Dear Dr. O’Brien: S o : _ s

“We have received and reviswed your letter dated October 7, 2010. Your letter 1ncluded acopy of a
document from the Minnesota Office of Higher Educatlon 1nd1cat1ng that 1317 Summlt Avenue as a °

newly hcensed private caréer school:
}

Based on the observations made during our site visit on September 24 and yonr letter dated October
7, we have determined that the following requirement must be meét to establish the legal use of thrs
property as a pr1vate career school: ~ .

o Obtain approval to establish a legal nonconformmg useasa prlvate career school on the first
floor (with retail space, dailyyoga, cooking, and meditation classes and periodic rooming
and boarding) and a primary residence on the 2™ and 3% ﬂoors at 1317 Summit Avenue. An
application is enclosed for your conveniénce.

- Upon zoning approval, the structure must comply with all life and safety requrrements of the

" State Building and Fire Codes. A fire certificate of occupancy is required from the City Fire
Marshall. Note: Building/trade permits must be obtamed for all work needed to meet the

requlrements

If you have any questions regarding this matter please contact me at 651-266-9085 (office) or
corinne.tilley@ci.stpaul.mn.us (email). :

Regards,

Corinne A. Tilley
DSI Inspector — Zoning and Site Plan Review -

Enclosure

_ Copy: Diane McCabe / DSI Fire Inspector,
‘ Larry Zangs / DSI Inspector

You may appeal thls decision and obtain a hearmg before the Board of Zonmg Appeals by filing an Application for
Appeal and.- paymg the apphcat1on fees to the Zoning Adrmmstrator within (10) days of the date these orders were

An Equal Opportumty Employer




mailed. " The Application for Appeal may be obtained from the Zonmg Adrmmstrator s Office at 375 Jackson Street
Sulte 220, Saint Paul MN 55 101- 1806 .
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GISmo, Oblique Photography Page 1 of 1

GISmo Oblique Photography = o
Images courtesy of: Mlcro_soft© Virtual Earth™ 2006 .
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ZONING COMMITTEE STAFF REPORT

'FILENAME: SaidiLLc -~ . CFILE #: 11-111-117

1.
2. APPLICANT: ‘Saldi LLC : : o o - HEARING DATE: April 7, 2011 ,

3. TYPE OF APPLICATION: Rezoning ‘ : o ’

4. LOCATION: 150 Cesar Chavez St, between George and Robert A

5. PIN & LEGAL DESCRIPTION: 082822240009 Hornsbys Re Of L1 5b89 W Stp Lots 6, 7, 8
N 9 & Lot 10 Blk 89 L . '

6. PLANNING DISTRICT: 3 .- » EXISTING ZONING TN2
7. ZONING CODE REFERENCE: §61.801A'(b), §66.421 » : '
~ 8. STAFF REPORT DATE: March 28, 2011 o - BY: Lucy Thompson

9. DATE RECEIVED:~ March 14,2011 60 DAY DEADLINE FOR ACTION: May 13, 2011

A. PURPOSE Rezonlng from TN2 Tradltlonal Nelghborhood to 83 General Busmess

B. PARCEL SIZE: 100 ft. (Cesar ChaVez) x 100 ft. = 10,000 sq. ft. : .

C. EXISTING LAND USE:. Commercial — money serwce busmess mcIudmg money transfer

and bill-paying services, DBA Los Gallos’ 10 .

D. SURROUNDING LAND USE: Commer0|al (bakery and accountmg serv:ce) with parking to
‘the northwest and southeast in the TN2 zoning district; commercial (La Clinica) and park
(Parque Castillo) across Cesar Chavez to the northeast in the TN2 zonlng district; reS|dent|aI

. uses.in the RM2 district to the southwest.
E. ZONING CODE CITATION: §61.801(b) provides for changes to the zoning of property
' initiated by the property owner; §66. 421requ1res B3 zoning for an alternatlve financial
. estabhshment !

F. - HISTORY/DISCUSSION: This parcel and most of the commermal area were zoned to B2

as part of the city-wide rezoning in 1975. The parcel was one of 80 parcels recently
. rezoned as part of the District del SoI Zoning Study (adopted by the City Councxl in July .
2010).

G. DISTRICT COUNCIL RECOMMENDATION The Bundmg and Land Use Committee of the
West Side Citizens Organization (Dlstnct 3) sent a Ietter in October 2010 i in support of the
rezonmg request. _

H. FINDINGS

" 1. Los Gallos opened in 2003, offermg services such as money transfer and check-

cashing. At that time, the Department of Safety and Inspections determined that the
business would.riot charge more than $1.00 or 1% of.the value of the check, and
therefore did not require a City or State license as a currency exchange. The business
is now requesting a rezoning to B3 in order to cash checks for fees that exceed $1.00 or

- 1% of the value of the check. With this change, the business meets the definition of an .
“alternative financial establishment” under the City's Legislative Code ause flrst
permltted as a condmonal use in the B3 district.

'_2.' The existing TN2 zoning is more consistent than the proposed BB zoning with the way

this area has developed. Since the early 1900s, District del Sol has been a transit-
- oriented commercial district, one very well-suited to the intent of today s Traditional
-Neighborhood districts. The 1917 Twin City Rapid Transit Company map shows
Wabasha, Robert and Concord (now Cesar Chavez) streets -- the three commercial
corridors that make up District del Sol -- as streetcar routes, and much of the extant
building fabric is from that time. District del Sol continues to be served by high-
frequency transit (all three streets are “transit streets” as defined in the Zoning Code),
and the area is part of a study of regional tra\nsnt options that will connect Saint Paul to
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. Dakota County and the region. The strength of the busmess drstrrct has been the
_retention of burldlngs with small storefronts with a more pedestrian orientation. In ,
addition, over time District del Sol has seen the infill development of detached reS|dent|al .
uses, making it a more finely-scaled mixed commercial/residential area. B3 zoning’ A
permits uses that are more auto-oriented and less consistent with the fabric and scale of
this transit-oriented mixed use district.
3. The proposed zoning is not consistent with the Comprehensive Plan. For more than two
- decades, the West Side Citizens Organization, Riverview Economic Development -
Association and Neighborhood Development Alliance have collaborated to create a
strong commercial district at the heart of the greater West Side neighborhood. This
vision has been regularly and heartily embraced in several plans and development
-frameworks supported by the communrty and adopted by the Samt Paul City Council.

The Salnt Pau/ on the MISSISSIppI Deve/opment Framework was: adopted by the Clty
Council in 1998 as the general land use and urban design framework for downtown, the
central riverfront and District del Sol. It énvisions the West Side as a series of linked

, urban villages that are mixed-use, pedestrian-friendly and transit-supportive. In District

"+ . del Sol, the Development Framework calls for: 1) landscape and streetscape initiatives
to create a more pedestrian-oriented environment along Wabasha, Robert and Concord
(now Cesar Chavez) streets; 2) mixed-use urban villages that increase opportunities for
people to live, work and meet most daily needs within walking distance; 3) strengthened
- District del Sol corridors to cater to neighborhood, local and regional markets; 4) '

strategic infill redevelopment of vacant and underutilized sites along the three
commercial corridors; 5) a better balance between cars, bicycles, publlc transit and
pedestrians; and 8) increased investments in tran5|t -

. The West Side Commun/ty Plan and the R/verwew Commercial Corridor Revztallzat/on
Program Area Plan Summary, adopted as an addendum to the Saint Paul
Comprehensive Plari in 2001, reinforces the vision of District del Sol as a vibrant, mtxed-.v
‘use district. It calls for street—level retail and mixed-use development, increased density

. through infill construction, and the rehabilitation of “marginal” buildings. ‘Design
guidelines emphasize building and streetscape design that reinforce the pubhc realm
and contribute to a safe, attractive pedestrlan environment.

The Land Use P/an adopted in 2009 by the City Council as a chapter of the Saint Paul _
Comprehensive Plan, designates District del Sol as a Neighborhood Center.
Neighborhood Centers are compact, mixed-use areas that accommodate growth,
support transit use and walking, provide a range of housing types and densrtles and
provnde open space and recreatlonal opportunities.’ .

. The Harriet /s/and/D/str/ct del Sol Final Concept Plan adopted by the Clty Councrl in
2003 as the general land use and urban design framework for the greater Harriet

~ Island/District del Sol area, supports mixed-use, transit-supportive and pedestrian-

~ friendly infill development in District del Sol that is better connected to both the larger
West Side neighborhood and the Mississippi River. The resolution adopting the Final
Concept Plan specifically called for rezonrngs as approprrate to lmplement the Plan's _

recommendatlons

It was in response to these strong Comprehensrve Plan (and other policy document)
directions that most of the parcels in District del Sol were rezoned to TN2 in July 2010.
. The subject parcel was rezoned from B2 to TN2 at that tlme : -
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4. The proposed zoning is not compatible with surrounding uses. The adjacent and
surrounding parcels within District del Sol are now all zoned TN2. Introducing B3 zoning
for this one parcel opens up the possibility for uses that are incompatible with those
permitted in TN2, and that work against the vision and goals of the neighborhood (such
as auto repair, outdoor auto sales, and wholesale establishments).

5. The current TN2 zoning permits reasonable use of the property, consistent and
compatible with uses permitted on surrounding TN2 parcels.

6. Court rulings have determined that “spot zoning” is illegal in Minnesota. Minnesota
courts have stated that this term “applies to zoning changes, typ/cally limited to small
plots of land, which establish a use classification inconsistent with the surrounding uses '
and creates an island of nonconforming use within a larger zoned district, and which
dramatically reduce the value for uses specified in the zoning ordinance of either the
rezoned plot or abutting property.” While the proposed B3 parcel would be completely
surrounded by TN2 parcels, it is not clear that it would "dramatically reduce the value for
uses specified in the zoning ordinance of either the rezoned plot or abutting property.”

-I. STAFF RECOMMENDATION Based on the above findings, staff recommends demal of the
rezoning from TN2 Traditional Nelghborhood to B3 General Business. .




PETITION TO AMEND THE ZONING CODE

Department of Planning and Economic Development

Zoning Section

1400 City Hall Annex

25 West Fourth Street

Saint Paul, MN 55102-1634 tv
(651) 266-6589 ‘ =3 / 7

#5822 2H
Property Owner. DO\ \ (ﬁ Ll (ﬁ ve PY?&QV\"(@d b Y ’ECLOO\V aa &Ck lg&d@

Address_ 3D L\H/\ AU-Q
APPLICANT City MW\\’\E’(](OO\\B st. MN zip 56 40E Daytime Phone_ ([ Z ~8§A2 (19 O

ContactPerson(ldeEferent) ECIUQVdC) RC!‘O@C(O .Phone (alZ“giOI’%’C/q 9

Address/Location__ DO (eSar (\M(lbe z S+, ot. padl

{l(l)(éil'g[}[{glg Legal Description Lots @ 1, g\q éf‘ (,O]L [0 6/}4 g9 .

Current Zoning

(attach additional sheet if necessary)

TO THE HONORABLE MAYOR AND CITY COUNCIL:

Pursuant to Section 61,800 of the Saint Paul Zoning Ordinance and fo Section 462.357(5) of Minnesota Statues,

kd( 0 \((‘)F y a \\Siﬂd(\ , owner of land proposed for rezoning, hereby petitions you to
rezone the above described property from a T/\/ a zoning district to a S

zoning district, for the purpose of: B _1

0K7525/

[S00
(attach additional sheets if necessary) Oéé L{
1\
Attachments as required: [J Site Plan [1 Consent Petition [ Affidavit (

< A Lyl AN
- f‘ 4 P /«’ /.7
By:._ t <& ‘w{/s 2 (//C s 'T‘("/[‘i’f'f.//'f"/fé'p)

Subscribed and sworn to before me . o Owner of propeny
of \\(XV\U(M((\ ,20_\) . Title: /’;/;_,L CET
I N T s A TR e e —

A RGSA EDITH ANDRADE MARTINE? Page 1 of

NOTARY PUBLIC
MINNESOTA
«Iy Comimission Expires Jan. 31, 2012

Notary Public

PNy
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WEST SIDE CITIZENS ORGANIZATION

127 West Winifred Street
Saint Paul, MN 55107

October 23, 2010

Bob Kessler

Department of Safety and Inspections
375 Jackson St

Suite 220

St. Paul, MN 55101-1806

Re: 150 Cesar Chavez, Los Gallos request for a zoning change and conditional use
permit. ‘

To whom it may concern:

On October 18, 2010, the owners of Los Gallos Inc. presented a request to the WSCO
Building and Land Use committee for support on a zoning change from TN2 to B3 and a
conditional use permit. The changes would be required for the business to upgrade

their services to become a Currency Exchange. The Committee passed a formal motion

supporting their request.

Sincerely,

Sl Goarcler-

Elena Gaarder
Executive Director
West Side Citizens Organization
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ZONING COMMITTEE STAFF REPORT

BRI

FILE NAME Saldi LLC : ‘ FILE # 11- 111 120
APPLICANT ‘Saldi LLc - . S . ~ HEARING DATE Aprll 7,2011
TYPE OF APPLICATION: Conditional Use Permit. ' ' o -
LOCATION: 150 Cesar Chavez St, between George and Robert
"PIN & LEGAL DESCRIPTION 082822240009 Hornsbys Re Of L1 5b89 W Stp Lots 8, 7 8,9&
Lot 10 Blk 89 : : ‘ , L
6 PLANNING DISTRICT: 3 ' - " PRESENT ZONING TN2
7 ZONING CODE REFERENCE § 65 511; § 61 501 § 61 502 -
8. STAFF REPORT DATE: March 28, 2011 | BY:‘ Lucy Thdmpson
9. DATE RECEIVED: March 14, 2011 '60-DAY DEADLINE FOR ACTION: May 13, 2011
'A. PURPOSE: Conditional Use Permit for alternative. financial estabhshment WIth modlﬂcatlon of
_required distance from residential property - /
B. PARCEL SIZE: 100 ft. (Cesar,Chavez) x 100 ft = 10,000 sq. .
C. EXISTING LAND USE: Commercial — money service business, including money transfer and bill-

paying services, DBA Los Gallos 10

SURROUNDING LAND USE:

Northwest: Commercial with parking ot (TN2) _

Northeast Commercial (La Clinica) and park (Parque Casttllo) (TN2)
“Southeast: Commercial with parkmg lot (TN2) '

- Southwest Residential (RMZ) :

E..- ZONING CODE CITATION §65.511 defines aIternatlve fmancral establlshments and states the
standards and conditions they must meet; §66.421 states that alternative financial
establishments are a conditional use in the B3 district; §61.501 lists general conditions that must
be met by all conditional uses; §61.502 authorizes the Planning Commission to modify any or all

: special conditions after making specified frndlngs '
F.HISTORY/DISCUSSION: This parcel was rezoned from B2 to TN2 in July 2010. The appllcant has
also applied to rezone the parcel from TN2 to B3, Staff is recommendlng denial of the rezoning.
G. ' DISTRICT COUNCIL RECOMMENDATION: The Burldmg and Land Use Committee of the-
West Side Citizens Organization (District 3) voted on October 18 2010 to support the request for
© a conditional use permlt ,

'H.  FINDINGS:

1. The applicant is requesting a condltlonal use permit to estabhsh an alternative financial
establishment (AFE) i ina B3 district. There are three standards and condltlons required of any
AFE: : .

a) The AFE shall be located at least 150 feet from any lot in a resrdentlal dtstnct or lot occupled
with a one-, two- or multiple-family dwelling. This condition is not met. The subject parcel is
jocated closer than 150 feet from parcels in an RM2 dlstnct The apphcant has requested a
modification from this requirement. ‘

b) No AFE shall be located within 2,640 feet of another AFE This condition is met

c) No AFE shall be located within 1,320 feet of any pawn shop. . This condition is met

2. §61.501 Irsts five standards that all conditional uses must satisfy:
( 1 ) The extent, location and intensity of the use will be in substantial compliance W/th the Sa/nt
Paul Comprehensive Plan and any applicable subarea plans which were approved by the city.
- council. This condition is not met. Staff is recommending denial of the applicant's request to
rezone the parcel to B3, because B3 zoning is'inconsistent with the Saint Paul on the '
, MISSISSIppl Development Framework, West Side Community Plan and Rrverwew Commerolal

o
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(2)

(3)

Cortidor Revitalization Program Area Plan Summary, Land Use Plan and Harr/et Island/D/str/ct
del Sol Final Concept Plan. For more than two decades, the West Side Citizens Organization,

s Riverview Economic Development Association and Neighborhood Development Alliance have
collaborated to create a strong commercial district at the heart of the greater West Side - '

neighborhood. This vision has been regularly and heartily embraced in several plans and

~development frameworks supported by the commumty and adopted by the Saint Paul Clty

Council.

The Saint Paul on the Mississippi Development Framework was adopted by the City Council in
1998 as the general land use and urban desigh framework for downtown, the central riverfront
and District del Sol. It envisions the West Side as a series of linked urban villages that are ‘
mixed-use, pedestrlan-fnendly and transit-supportive. In District del Sol, the Development
Framework calls for: 1) landscape and streetscape initiatives to create a more pedestrian- -
oriented environment along Wabasha, Robert and Concord (now Cesar Chavez) streets; 2)

-mixed-use urban villages that increase opportunltles for people to live, work and meet most

daily needs within-walking distance; 3) strengthened District del Sol corridors to cater to
neighborhood, local.and regional markets; 4) strategic infill redevelopment of vacant and . -

underutilized sites along the three commercial corridors; 5) a better balance between cars,
~ bicycles, public transit and pedestrianS' and 6) increased investments in transit.

The West Side Commumty Plan and the R/ven//ew CommerC/al Corridor Rewtallzat/on
Program Area Plan Summary, adopted as an addendum to the Saint Paul Comprehensive.

" Plan in 2001, reinforces the vision of District del Sol as a vibrant, mixed-use district. It calls for

street-level retall and mixed-use development, increased density through mflll construction, and
the rehabilitation of “marginal” buildings. Design '

~ guidelines emphasize building and streetscape design that relnforce the pubhc realm and
. contnbute to a safe, attractive pedestnan enwronment :

The Land Use Plan, adopted in 2009 by the Clty Council as a chapter of the Saint Paul “

Comprehensive Plan, designates District del Sol as a Neighborhood Center. Neighborhood
Centers are compact; mixed-use areas that accommodate growth, support transit use and
walking, provide a range of housing types and densities, and provrde open space and -

recreatlonal opportunltles

The Harnet island/District del Sol Flnal Concept Plan, adopted by the City Councrl in 2003 as
the general land use and urban design framework for the greater Harriet Island/District del Sol

area, supports mixed-use, transit-supportive and pedestrian-friendly infill development in

District del Sol that is better connected to both the larger West Side neighborhood and the
Mississippi River. The resolution adopting the Final Concept Plan specifically called for

‘rezonings, as appropriate, to rmplement the Plan’s recommendations.

It was in response to these strong Comprehenswe Plan (and other policy document) dlrectlons
that most of the parcels in District del Sol were rezoned to TN2 in July 2010. The subject
parcel was rezoned from B2 to TN2 at that time. 4

The use will provide adequate lngress and egress fo m/n/m/ze traffic congest/on in the public
_streets. This condition is met.

The use will not be detrimental to the eXISt/ng character of the development in the immediate
neighborhood or endanger the public health safety and genetal welfare. This condmon is

met.
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(4) The use will not impede the normal and orderly de\}e/opment and improvement of the
surrounding property for uses péermitted in the district. This condition is met.

(5) The use shall, in all other respects, conform to the applicable regulations of the district in
which it is located. This condition is not met. The use is not permitted in the TN2 zoning
district. Staff is recommending denial of the proposed rezoning to B3, because B3 would
allow future development that is inconsistent with neighborhood and City plans.

4. The planning commission may approve modifications of special conditions when specific criteria

of §61.502 are met: strict application of such special conditions would unreasonably limit or
~ prevent otherwise lawful use of a piece of property or an existing structure and would result in -

exceptional undue hardship to the owner of such property or structure; provided, that such
modification will not impair-the intent and purpose of such special condition and is consistent with
health, morals and general welfare of the community and is consistent with reasonable
enjoyment of adjacent property. This finding is not met. The proposed use as an “alternative
financial establishment” is not an otherwise lawful use of the property, since it is not permitted in
the TN2 zoning district. There are many uses for the property that comply with the existing (TN2)
zoning. The applicant has provided no information regarding exceptional undue hardship if this

conditional use permit is not approved.

I. STAFF RECOMMENDATION: Based on the findings 1(a), 2(1), 2(5), and 4, staff recommends
denial of the Conditional Use Permit for an alternative financial establishment and denial of the

modification of required distance from residential property.




CONDITIONAL USE PERMIT APPLICATION S . B
- Department of Planning and Economtc Development ) :
" Zoning Section
1400 City Hall Annex
25 West Fourth Street , : .
Saint Paul, MN 55102-1634 - - Pﬁ-.} F
(651) 266-6589 r

2

F

"Name__ A LBERTO S A,L_{ADO HE(?—/V/M/DQZ_
o Address__ 7318 Creve ave ~ o
APPLICANT | City Dwer Grive zvsk(—s St. Zip _SSO#6 _ Daytime Phone S/ 2/ 347

.Name of Owner (if different)

Contact Person (if different) _ . Phone

. Address [ Location ‘/5‘0 Cecar Clavez ST Wi .
PROPERTY Legal Description Moope 4 Tramcte e Lecvicen . M ST&)
LO.C‘ATIO.N ’ o - Current Zoning__I N Z
(attach additional sheet if necéssary) .

~TYPE OF PERMIT: - Application is hereby made fora Conditional Use Permif uhder provisions of

Chapter é { , Section S’DZ , Paragraph _of the Zoning Code.

: SUPPORTiNG INFORMATION: Explain How the use will mveet all of the applicable standards and conditions.
If you are requesting modification-of any special condltlons or standards for a conditional use, explain why
the modification is needed and how it meets the requxrements for modification of special conditions in -

Section 61.502 of the Zoning Code. Attach additional sheets if necessary. .
Loek 1n 2067 I-LC axea )/\e/re wmy [ou4me&>'&‘3 (oc@véu:i i\cu;ﬂ (he Lm«vx\wg _
code of RZ2,; a c))'é 8 nmvc“/ks age, ‘“L. N1 e(,\.ngLJ -(o TA2 (dont Kuow w(&Sj)‘
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UANVYY w[L
T orolu' -LO Lr’ V\é %0 c:a/L'L C_L\O_CKS V\o'( oﬂL% o wcc:.j o\‘ FQS\,\A.QM'( go.
[7 R~V w o-c;(QOJ J\o, ‘
-"'L\e. ‘(‘SV\\AMCUAJ '{luﬁ I ‘:)Jge,\)@_ ‘H/LQ, {ovtu\lmj inL,C \’\O]t cow\t)((j u.u“/\ 18
Foe "ok (cOAL X909 Pqe‘( ‘Cvowx ony ok Mo rufogw\(mp clo; \\c(

#A—) éu/ I wo() oU l Lta,u ‘ZLUS Co:u;&z,m\‘!:c)m",
' a)T‘/\?-“‘ﬁ‘ (€N --AO %ea‘( J&w\‘étoi aﬁam of -@L\a ch/SF(/QZ’Vl

' 40)( ‘( o\,& Ve m bu_ume/m bur( R\
Eﬁiequired site plan is attached 5) The spoce L?_J(wbe/o% Heo Vouse an ﬂv.e bostwess o
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Applicant’s Signature
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WIST SIDE CITIZENS ORGAKIZATION

127 West Winifred Street
‘Saint Paul, MN 55107

October 23, 2010

Bob Kessler :
Department of Safety and Inspections
375 Jackson St '
Suite 220

St. Paul, MN 55101-1806 -

Re: 150 Cesar Chavez, Los Gallos request for a zbning change and conditional use
permit.

.To whom it may concern:

On October 18, 2010, the owners of Los Galloes Inc. presented a request to the WSCO ‘
Building and Land Use committee for support on a zoning change from TN2 to B3 and a
conditional use permit. The changes would be required for the business to upgrade

their services to become a Currency Exchange. The Committee passed a formal motion

supporting their request.

Sincerely,

Elena Gaarder
Executive Director
West Side Citizens Organization
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